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RESOLUTICON 90-31

TO DESIGNATE THE PROPERTY LOCATED IN THE 1800 BLOCK OF SOUTH COVEY AS AN "ECONOMIC
REVITALIZATION AREA" (Tim Henke, H. $. Partners, Petitioner)

 .wHEREAS, Tim Henke, H. S. Partners, has filed an application for designation of the
property located in the 1800 block of South Covey as an "Economic
Revitalization Area"; and

WHEREAS, the application has been reviewed by the Departments of Redevelopment and
Planning, and the Redevelopment Commission has passed a Resclution
recommending to the Common Council the approval of the "Economic
Revitalization Area" designation for said property and for said term of
vears; and

WHEREAS, the Common Council has investigated the area described in detail in Exhibit
A, " attached hereto and made a part hereof, more commonly described as the
1800 block of South Covey (Part Lots 85 & 86 in Huntington Park); and

WHEREAS, the property described above is part of the Miller Drive area as defined in
the Redevelopment Department's Community Development and Housing Plan, and
hag experienced a cessation of growth;

NOW, THEREFORE, BE IT HERERY RESOLVED BY THE COMMON COUNCIL OF THE CITY OF BLOOMINGTON,
MONROE COUKRTY, INDIANA, THAT:

LT 1. The Common Council finds and determines that the area described above is an
“"Economic Revitalization Area” as set forth in Indiana Code 6-1.1-12.1-1 et. seq.: the

Common Council further finds and determines that the owner of the property shall be
entitled to a deduction from the assessed value of the property for a period of ten
(10} vears for the sole purpcse of low income housing if the property is rehabilitated
or redeveloped pursuant to I.C. 6-1.1-12.1.

2. As agreed to by Petitioner, in its application, if the improvements described
in the application are not commenced (defined as obtaining a building permit and actual
start of construction) within twelve (12) months of the date of the designation of the
above area as an "Economic Revitalization Area," this Common Council shall have the
right to void such designation.

PASSED and ADOPTED by the Common Coupcil of the City of Bloomington, Monroce County,
Indiana, upon this [™ day of Oobel o , 1990,

a"

\7),3 o f ,Xf & \x{} 'f,('fg:’/

IRIS KIESLING, /lsresi;__dent T /
Bloomington Commefi’ Council N

" 'SIGNED and APPROVED by me upon this IQ day of Czdgobx_,g . 1990,

TOMILEA ALLISON, Mayoer
City of Bloomington

£

ATTEST:

(\)O&r\'u;.k LO om-g
PATRICIA WILLIAMS, Cle
City of Bloomington

SYNOPSIS

H. 5. Partners, represented by Tim Henke, has filed an application for
designation of the property located in the 1800 block of Scuth Covey as an "Economic

.. Revitalization Area." 1Indiana law provides that upon a finding by the Common Council
“-:that an area is an "Economic Revitalization Area," property taxes are reduced on

improvements to that real estate for a period of three, six, or ten years. This
Regolution provides that the owners of the property shall be entitled to a deduction
for a period of ten (10) years. Property tax rates and assessments on land existing
prior to the designation are not reduced.
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PROOCF OF PUBLICATION

State of Indiana

County of MONroe....veeevneesnss

Leah Leahy or Sue May being duly
on cath, says that she is billing clerk
of The Herald-Times,

newspaper of general
printed in the town of

1990:
10/24

circulation,
Bloomington
in said county and state; that the
notice, of which the annexed is
true copy, was published in regular
edition of said paper,
the following dates, to wit:

issued upon

oo st

Subscribed and sworn to before

oin 16/24 /SG.

Notary Public or Clapkicoss

HMOTARY PUBLIC STATE OF INDIANA
MOMROE COUNTY
MY COPMIDSION EXP JAM. 10,1992

My commission expires

Publication Fee 59.00




90-75
RESOLUTION
OF THE
REDEVELOPMENT COMMISSION
OF THE
CITY OF BLOOMINGTION, INDIANA

WHEREAS, the Redevelopment Commission of the City of Bloomington
recognizes the need to stimulate growth and to maintain a sound economy within
the corporate limits of the City of Bloomington, and

WHEREAS, the Indiana Code at 6-1.1-12.1 et.seg. provides for the
designation of "Economic Revitalization Areas” within which property taxes may
be abated on improvements toc real estate, and

WHEREAS, the Redevelopment Commission of the City of Bloomington has

adopted Resoclution roviding for a procedure for the prompt and careful
processing of applications| for designation of "Economic Revitalization Area”™,

and o
&9-27 |
WHEREAS, an application for designation of an "Economic Revitalization
Area" for the certain property located in the 1800 block of Scuth Covey Lane
has been received and reviewed by the Redevelopment Department and Planning
Department of the City of Bloomington,

NOW, THEREFORE, BE IT RESOLVED that the Redevelopment Commission of the
City of Blcomington does hereby recommend to the Common Council of the City of
Bloomington that it approve said application for designation of the property
located in the 1800 block of South Covey lLane as an Economic Revitalization
Area, for sole use as housing for low income persons, and

BE IT FURTHER RESOLVED that the term of the "Economic Revitalization -
Area" designation on improvements to real property be for a period of thsee-g;a?g

| @Q&p WDl

David Walter, President

Sithicioy - ey

Patricia Gross, Secretary

O [, 1130

Date



CITY OF BLOOMINGTON
DEPARTMENT OF REDEVELOPMENT
STAFF REPORT ON PROPERTY TAX ABATEMENT APPLICATION

Tim Henke
1800 S. Covey Lane

1.

Description of Property
1800 Block of South Covey Lane (l.16 acres) south of its intersection
with Miller Drive.

Owner — Applicant
H. 8. Partners, Tim Henke, general partner

Proposed Development

Plans call for the construction of six duplex buildings. Two of the
duplexes will be two-story, three bedroom townhouses and four buildings
will be one-story two bedroom duplexes designed so they may be retro-
fitted with special features suitable for the elderly or handicapped.

Are any public improvements needed or required?

Widening of Covey Lane from 12’ to 18’ from Miller Drive south
along the petitioner’s site, to allow for a two-lane road. Street
improvements will include 18’ of pavement with a small shoulder on
each side of the street. A barrier curb or guard rail will be
used on the west side of the new street adjacent to the
Bloomington Developmental Learning Center property. A sidewalk
will be provided for pedestrian accommodations and will run from
Covey Lane through the site and out to Highland Awvenue. The
sidewalk will be constructed within a public easement.

Estimated vearly amount of property tax revenues to be abated
See attached.

Would granting such a designation be in agcordance with existing city
policies?

The proposed site is in the Miller Drive redevelopment area. The
project would meet the goal of providing more affordable housing

for lower income residents. According to the Property Tax

Abatement Guidelines, this project meets the criteria of providing
multi-family housing and is eligible for abatement.



DS Financial Services Inc. Timothy J. Henke

DS Life Insurance Company Personal Financial Planner
130 Nerth Wainut Street .

Bloomington, Indiana 47401

An Amaqcan Express Fumpany . Bus. (81 2) 336-9975
: Res. (812) 333-0333

PROPERTY TAX ABATEMENT

APPLICATION 1800 SOUTH COVEY LANE

a. Currently, the property in question is owned by C.F.C. We
have a contract to purchase the property subject to zoning approval.
The contract is in the name of Timethy J. Henke. The contract, along with
other assets, will be transferred to H.5, III a general partnership fcrmed
to develop the property. The partnership will likely have 7 partners and
equity capital of up to $270,000. The remaining funds needed for
construction will come from a first mortgage.

b, N/A
c. N/A
d. N/A
2.
a The address of our development i1s the 1800 block of South

Covey Lane.
b. A survey map with the legal description is attached.

3.

a. The current =zoning is R.S. We have applied for a =zoning
change to RL/PUD which has been approved by the Plan Commission and will
be before the City Council in October.

b. There are no improvements on the property now. AL one time
the property had six dilapidated homes and two trailers.

c. Property not currently used.

d. We estimate the market value of the property to be about
$65,000. We estimate the assesssd value to be §$1,000.

2, N/A

4,

a. HS Partners III will build a total of 6 low income duplex
buildings on Covey Lane. Twoc of these will be available to those with
incomes below 50% of area median income, the other four of which will be
available to those below 60% of arsa median income. Two duplex buildings
will be two-story three bedroom townhomes ideal for a family. The other
four buildings will be one-story two bedrocm duplexes suitable for the
elderly, handicapped or a smaller family. Each of these was designed so
that they could be retrofitted with special features (i.e. lower cabinets
and sinks etc.) when needed,

o



b. see preliminary outline plan drawing and building floor plans.

c. We are making 100% of on-site contingent improvements. In
addition to that, we are required by the City Planning Dept. to make
off-site improvements. The total cost of the needed improvements will ke
$22,000., some of which we expect will be paid by the City. To date, we
have paid 35000. for R.0.W. acquisition and street design.

d. We expect to begin work in November 1990 and complete work
prior to December 1991,

e. N/A

£. Qur property will serve the dramatic need in this community
for low cost housing. According to a recent study dene by the Indiana
Housing Finance Authority, it was indicated that Monroe County has the
worst rental housing conditions In the state, nearly 30%Z more severe than
any other county in the state. Most new jobs created in our City in
recent years have been in the service sector or tourist secter, the bulk
of which are low paying. Meanwhile, our community has not found a way to
provide housing for people with low incomes. To our knowledge there are
no other entities proposing to build low income housing in any quantity.

ELIGIBILITY

The site of our development is in the Miller Dr. area which has
traditionally been a target area for CDBG funds. (2.4 million spent) HUD
regulations state CDBG activities must meet a two-pronged test. First,
each proposed activity must be determined to benefit lower income persons
or prevent or eliminate slums and blight or meet an urgent need.

Secondly, the program as a whole must principally benefit the lower
income. Our project will enhance the second part of the HUD requirement.

Property values have escalated to the point that we can not develop
property in this area for the benefit of low Iincome people without cther
incentives such as ten year tax abatement.



5. ELIGIBILITY:

A. State reasons why the project site qualifies as an Economic Revita-
lization Area as defined under State Law ("lack of development,
cessation of growth, deterioration of improvements or character of
‘occupancy, age, obsolescence, substandard buildings or other factors
which have impaired values or prevent a normal development of property
or use of property." In the case of manufacturing equipment, "any area
where a facility or a group of facilities that are technologically,
economically, or energy obsolete are located and where the obsolescence
may lead to a decline in employment and tax revenues.")

B. State the estimated number of new emplovees and employees retained as
a result of the project. Also include salaries and a description of
employee benefits.

€. Complete and submit the attached Statement of Benefits form with
narrative application.

I hereby certify that the representations made in this application are
true and I understand that if the abcve improvements are not commenced
{defined as obtaining a building permit and actual start of construction)

*within 12 months of the date of the'designation of the above area as an
Economic Revitalization Area, the Bloomingteon Common Council shall have
the right to void such designation.

T L. 4-25 70

G .
@ e daf Pastioen

*All owners must sign; all general partners must sign; the president of
the corporation must sign.

Please submit this Application along with a non-refundable fee of $100.00
Checks should he made out to the Department of Redevelopment to:

Redevelopment Department
City Municipal Building
220 East Third Street
Bloomington, Indiana 47401
(812) 331-6401
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COVEY LANE ‘
Job No. 1384 -
. r

£ part @f lots 85 and 84 in Huntington Fark, Plat Book 3

Fage 80 in the otftfice of the recorder of Monroe County. and a

part of the Northeast Guarter of Section 9 and part of the

Northwest Quarter of Section 10 &)l in Township 8 North, Range 1
Wett more particularly described as follows:

Beginning at the Southeast corner of Lot BS and the West
right-ocf-way of a twelve {12} foot alley in said Huntington Fark,
thence South B89 degrees 09 minutes 32 seconds West along south
"line of said Lot 8% 1350.00 feet; thence leaving said south line
North Ol degrees 1& minutes 17 peconds West 160.00 feet: thence
South BY degrees (OF minutes 32 setonds West 27.00 feet:; thence
North €l degrees l& minutes 17 seconds West 150.00 feet: thence
North 8% degrees 0 minutes 32 seconds East 157.00 feet to  the
west right~of-way of a twelve (12) alley; thence South Ol degrees
16 minutes 17 meconds East along said west right-of-way line
350,00 feet to the point of beginning containing l1.16 acres more
pr less.

This certification does not take into consideration additional
facts that' an accurate and correct title search and/or
examination might disclose.

Evidence of wasements have not beeq located in the field and are
not shown on this survey drawing.

Subjiect to the above reservation, 1 hereby certify that the
survey work perforaed on the project shown herson was perforasd
wither by me or under my direct supervision &nd tontrol and that
all information shown is trde #nd correct to the best of my
knowledge and belief \

Certified this S day ot September, 1990.

=

Registered Land Surveyor No. SO55
State of Indiana
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City of Post Office Box 100
Bloomington Municipal Building
Indiana Bloomington, Indiana 47402

Telephone 812 339 2261
Extension 79

"% yepartment of
" "Redevelopment

MEMORANDUM ' ]

TCG: THE REDEVELOPMENT COMMISSION
FROM: TIM MUELLER, PLANNING DIRECTOR
DATE: SEPTEMBER 28, 19%0
RE: PLANNING AND ZONING COMPLIANCE-—-COVEY LANE DUPLEXES
This memo certifies that the H.S. Partners’ proposal to build six
Duplexes on Covey Lane has received a recommendation by the Plan Commission
that the Common Council approve an outline plan and designate the property a

Planned Unit Development.

Upon approval by the Common Council, and submittal and approval of a
Development Plan, building permits will be issued.

1m




IDS Financial Services Inc. Timothy J. Henke
IDS Life Insurance Company Personal Financial Planner
130 North Wainut Street
s Bloomingtan, Indiana 47401
An American Express company Bus. (81 2) 339-9975
g Res. {812) 333-0333

September 25, 1990

City of Bloomington Redevelopement
Commission and Redevelopment Dept.
P.0. Box 100

Bloomington, IN 47402

Dear Ms. Morrison:

Thank you for considering our development for 10 year tax abatement. Tax
abatement is one of the most important tools our community has available
to promote its goals, including the provision of gquality low income
housing.

I have attempted to summarize some of the factors that pertain to our
request for 10 year tax abatement. They are:

1.) While this preject is not downtown, it is greater than 6
units (12) and 100% low income. Qur community has a desperate need for
low income housing. Our development will only rent to low income persons
at controlled rents. In 1990, a family of three with an income of lass
than $14,4C0., would pay out of their funds no more than $24C. per month.
A family of three with an annual income of less than $17,287. would pav no
more than $307. per month.

2.) Ten year tax abatement will ensure our ability to finance cur
construction as well as give us more fexibility in setting rents. This is
especially important for those of our tenants who are very low income and
do not recggve section 8 or other housing subsidies,

3. This propesal has concrete guarantees to rent to low income
petsons. Qur guarantee will be enforced by the Indiana Housing Finance
Authority and the IRS. Thus ensuring that in exchange for 10 year tax
abatement, our community will get 18 years of gquality low income housing.

4.3 This development requires no other local tax payver subsidy.
We will make all on site improvements at our cost. We are also in
discussion stages with the City of Bloomington about cost sharing for
off-site improvements to a portion of Covey Lane not contingent to our
property. To date, we have spent $5,000. for street design and
right-of-way acquisition for these off-site improvements. The entire
neighborheod, iIncluding the adjacent day care (BDLC) will benefit from
these improvements and the elimination of what City Planning Officials
term "unsafe street conditions.” n



Again, thank you for your thoughtful consideration. I assure vou that tax
abatement i1s integral to the Initial feasibility of our development as
well as critical to its long term health.

Sincerely,

/\/»4@

Timothy J. Henke for H.S. Partners



STATEMENT OF BENEFITS s - STATE BOARD OF TAX COMMISSIONERS
State Form 27167 (R 2/ 1-89)

Form 58-1 I3 prescribed by the Stats Board af Tax Commiasionsrs {1988)
Confidential Statement: The records In this serles ars CONFIDENTIAL according to Inclana Code 61.1-35-6,

INSTRUCTIONS: (1LC. &1.7-12.1) THIS PAGE TD 8E COMPLETED 8Y APPLICANT

1. This statement must be submitied to the Body designating the economic revitilizaticn area prier 1o tha public hearing requirsd 10
degignate an econowmic revitalization ares, or BEFORE 8 RPeri0n Instails the new manulacturing squipment, or BEFORE tha
redeveiopment or rehaniiitation of reai property for which the person wishes 1o clalm a deduction. A Jlaiement of benelils is not
rmquired if the arss was designated an ERA prior to July 1, 1987 and the “profect” was pianned and commitind to by the appiicant,
and approved by the dexignating body, prior to that dale, “Projects” planned or committed to after July 1, 1987 and arsas
designated aftec Juiy 1, 1947 require & Statement of Beneiits.

2 it & parson i3 requesting the deaignation of an economic revitelization area, this form muat be subinitted peior to the public hear
ing raquired under |C &1.7-12.1-2.5 (¢). Otherwise, the Statement of Esnelits muat be subminad fos the designating body's ap-
praval prior (o the instailation of the new manulfaciuring equipment or prior to redeveiopment or rahabilitaticsn of real property.

3 Approvai of the designating body (City Council, Town Bosarg, County Council, sic.} muat be abiained prior 10 Initiation of the

redeveiopmant or rehabiiitation, or prior ta installation of the new manurfacturing equipmant, BEFORE & deduction may be approv
[ 5

4. To obtain a deduction Form 322 ERA, Real Estate Improvements and / or Form 322 ERA / PP, New Machinery, must be flind with
the county auditor. With respect 1o real proparty, Form 322 ERA muat be filed by the Iater ci (1) May 10 oF (2) thirty(30) days after &
notice of increase in real property a1sessment is raceived fram the lownship assessor. Form 522 ERA / PP must be flied between
March 1 and May 15 of the azsesament year in which new manuiacturing squipment (3 instaiied, unless a tliing sxtention has
been obtained, A parson wia cbtaing a liing sxtenticn must flie the form between March 1 and June 14 of that youar,

ame of Designating Bedy . j . County
%(bOMﬂuof\q(Q{\) 1[\) C \,"t\{ C’OQ/OC_,\\ MON?\DQ. .
sme of Taxpayer

Vo {-\&QC%JL ’(\\oﬁ )é\% o Toez S

idress of Taxpayer (Sireet, city, county} 2P Coda

(0 N Waelwuwot _E(OOM‘//\JT&O(\J LA, LT
i _ ‘ 3

# BECTIQN: L LOCATION, COST AND DESCRIPTION OF PRQPOSED PROJECT -~ -7

yCaton oy property if diftersnt from above Taxing Districi

|Doo bleck S, COUQ-g/ larse PeRRy — <Lty
aat, description and date of real propenly improvements and / of salimated [netallation of new manulaciuiing squipment (o be acquined: ‘ i

'E’;co_i‘udip Ao Coa) STRUCTI o) o
R T LA +total Cos aa“'r\\/\cc‘v—e_ﬁ —“+o be
530000, é—xq.iué\udg lao™,

Eatimated Sianting Cata Estimats Compiation Dale
(Attach additlonal sheels |f nesdad) | > — ct I \a — c{ \

SECTIOM || ESTIMATE OF EMPLOYEES AMD SALARIES AS RESULT OF PROPOSED PRAOJECT .

HTH Numbes Saiaries Number Retalned W Number Addlitionai Salarins

/

SECTIOMJIEESTIMATE TOTAL COST AND - VALUE CF PROPOSED PROJECT

AEAL ESTATE IMPROVEMENTS MACHINERY
| N cosT ASSESSED VALUE COST ASSESSED VALUE
Current Yaluss ' Jecma™D 2EEErS
Plus astimated values of proposed project : 530, 000,
Leas: ' 1 of any property baing rapiacad — O
Net asti._..ed valuss upon completion of projsct 575,00 @,

beopcrernescs T

SECTIOM IV OTHER INFCRMATION REQUIRED B THE DESIGNATING BROY.

.
0

A Signatures of Au Rapjasentajive ‘ .
1 hereby cartify that the reprasentaiiona on this statement are true, ' - - : - A 5 )
X — [ =

Data of Signature Taiaphone Numbes .

- ’PCLRT(\)‘Q_‘@L‘ . 9-395-%0 B/5 3357975



FOR USE OF DESIGNATING BODY

We have reviewed our prior actions reiating lo tha dasignation of this economic ravitalization arsa and find that the appilcant maata (Ne

general standards adoptad in the resolution previously approved by this body. Said resolution, passed under IC 8=1.1-12.1-2.5, provicas for
ihe following limitations as authorized under IC 81.1-12.1-2: '

a

A} The designatad arsa has bean lmited to a pariod of time not to excaed

calandsr
| years. *{See Selow) '
A& type of daduction that |s aliowad in the dasignated area is {imited 1o:
""71) Redeveiopmant or rehabilltation of real estate Improvemaents, Q ves O Ne
2) instailation of new manutacturing squipmaent O Yas O No
. 3) Residentiaily distresssd areas : O Ne .

C} The amount af deduciion appiicable for new manufaciuring equipmant instalied and first claimed aligible for
deduction after July 1, 1887, 1a limited 10 § cost with an assaasaed vaiua of §

D) The amount of deduction applicabia to redevelopment or rehabilitation in an araa designated aflar Septamber
1,1968 islimitad ta S ________ cost with an assessaed value of $

+

£) Qther limitations or conditions: (3pecily)

Also we have reviawed the Information contained In tha statemant of beaneitta and {Ind that thae -estimates and expaciauons‘ara
fsasonabie and have detarmined that the totallty of banaflts is sufliciant to justity the deduction described above.

povawved; Sidnatue of Authorizet Member and Tille Cais gt Signatue

tesied By: Dasignaiad Body

* |f the designating body limits the time pariod during which an arsa la an sconamic revitilization area, it doas not limit
the langih of time a laxpayer {3 antitiad to recaive a daduction to a number of yaars designaiad undar L.C, 1,112 14 or

4.5 Namaly: >
REDEVELOPMENT OR REHABILITATION OF REAL PROPERTY IMPROVEMENT |
; 7 For Deductions Allowed Qver A Perdod Of: 3
Yaar of Thrae (3) Yaar Six (6} Year Tan (10) Yaar
Yaar of Daduction Percantage Daduction Parcantags Percentage Percantaga

1at 100% 1t 10Q0% 100% 100%

2nd ‘ 85% 2nd . 88% 85% 9554

3 © 0% _ 3t ™% 8a% 80%

P T T - .1 ‘ Ath ’ - £0% E5%

Sth 0% 5tn 4% T 0%

8ih and thersafter Q% 8th 17% 40%

tn A%

) 8th . 20%

ath _ 10%

- 10t 5%




TAX ABATEMENT CALCULATIONS
H.S. PARTNERS
Using 1990 Tax Rate and A.V. Estimates

Estimated Assessed Value .
from "Statement of Benefits™: $106,000 ($530,000 x 20%)
Perry City 1990 Tax Rate: 9.3222
Property Tax Payable: $9,882
Three Year Tax Abatement Six Year Tax Abatement
Year Percentage = Deduction Year Percentage  Deduction
1 100.00% $9,882 1 100% $9,882
2 £6.67% $6,588 2 85% $8,399
3 33.33% $3.204 3 66% $6,522
Total Abatement: $19,763 4 50% $4,941
5 34% $3,360
6 17% $1.680
T

otal Abatement: $34,783

Ten Year Tax Abatement
Year Percentage Deduction

1 100% $9,882
2 95% $9,387
3 80% $7,805
4 65% $6,423
5 50% $4,941
6 40% $3,953
7 30% $2,964
8 20% $1,976
9 10% $988
10 5% $494

Total Abatement: $48,914



GUIDELINES TO BE USED BY THE REDEVELOPMENT COMMISSION
IN RECOMMENDING TERMS FOR TAX ABATEMENT

Downtown Miller Drive Other Areas of
Scuth Central Area
and Westside the City
Muiti-Family Housing
20% low income
6 units or more 10 3 0
Industry/Manufacturing 6 1) 6
Officespace 3 0 0
Minimum 5,000 sq. ft.
’No Retail
Hotel /Convention Facility 10 4] 0

A project may be upgraded {ex: from 0 to 3 years) or downgraded (ex: from 6 to
3 years) at the discretion of the reviewing bodies based on such factors as

“he following:

Increase

1.

Well-compensated permanent jobs will be created for residents of the City.
Compensation may include wages and benefits such as childcare.

2. 1If project is a housing development, at least 50% of the units will be set
aside and be affordable for low-income people. (Fair Market Rent)

3. A historic building is rehabbed according to the Secretary of Interior
Standards.

4. Project provides a major public infrastructure improvement paid by the
developer.

5. The designation of a residentially distressed area or economic development
target area in downtown would be considered if appropriate.

Decrease

1. The density of the area is increased by the project.

2. Historic buildings are demolished.

3. Project requires major public infrastructure improvements requiring
additional cost to the City.

4. Project is not consistent with long range plans for the area.




